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Among the topics discussed by the Central Business District Panel in San Francisco in November, were 
the questions of downtown real estate assessment methods and the current freeway programs which are being 
developed under the federal urban freeways act. 

The Panel was unanimous in its opinion that freeways should not enter the central business district. that 
terminal parking facilities at the fringe of the business district and adjacent to the freeway are a must, that 
freeways must not only provide side arteries into the outlying districts but distributor streets at their intown 
terminals. Federal and State highway authorities have not always appreciated the effect the magnitude and 
character of their proposals may have on the downtown area or the city’s fiscal condition over a period of 
vears. Participants in the freeway discussion included A. J. Stewart, Louisville, Ky., Chairman; Walter 
Schmidt, Cincinnati; Henry Miller, Dallas; and Richard Se!tzer, Philadelphia. 

In the assessment field, H. Gordon Bollman, Deputy Assessor of the Cook County Assessment Adminis- 
tration, discussed the need for more reliable and realistic assessment methods in our cities and described the 
policies which have been successfully followed in Chicago. 

Problems of congestion, parking, and urban redevelopment were also covered by these and other mem- 
bers of the Panel which included E. W. Bedford, Chairman of the Omaha City Plan Commission: Paul 
McCord, President, Indianapolis Redevelopment Commission; Clarence Turley, Realtor, St. Louis; Newton 
C. Farr, President, U.L.I.; and Seward H. Mott, Executive Director, U.L.I. 

Extracts of the panel’s discussion on freeways and assessing methods are covered in this issue of URBAN 
LAND. 


If reproduced in whole or in part, credit must be given Urban LANI 
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Urban Land Institute Activities During 1947 


The year 1947 was a busy and successful one for the Urban Land Institute. 
Membership has increased steadily, and articles appearing in URBAN LAND and 
Technical Bulletins have been widely quoted and favorably commented upon 
both in newspapers and technical magazines. 

The September issue of URBAN LANp, “Let’s Face the Airplane Problem”, and 
the November issue, ‘““‘What About Zoning?”, created great interest, and requests 
for hundreds of extra copies from Planning Ccmmissions, Chambers of Com- 
merce, Realtors, and Citizens’ Committees have been received. 

The outstanding accomplishment of the year has, of course, been the publica- 
tion of THE COMMUNITY BUILDERS HANDBOOK. Sales have been most gratifying. 
The Handbook was recently listed in the New York Times as one of the out- 
standing books of the year in the planning and realty field. 

The Executive and Research Committee of the Community Builders’ Council, 
under the leadership of J. C. Nichols, had a four-day series of meetings in Los 
Angeles and San Francisco in November. This was followed by a most success- 
ful all-day meeting of 75 new Council members where their plans were analyzed, 
problems presented, and, with rare exception, solved. 

The Council also held a panel discussion meeting at the National Association 
of Real Estate Boards Convention in San Francisco open to all Realtors and 
attended by well over 2,000 persons. 

The Central Business District Council, under the chairmanship of A. J. Stew- 
art, held successful panel meetings in Louisville, Kentucky, in April, at Cincin- 
nati, Ohio, in October, and at the Realtors’ San Francisco Convention. The con- 
clusions reached at these meetings regarding various central business district 
problems received wide publicity in the nation’s press. 

During the year the Urban Land Institute acted as Technical Consultants to 
the National Association of Home Builders, involving the preparation of a series 
of technical articles covering various phases of subdivision planning and develop- 
ment. The Director also held six forum sessions on Subdivision Development for 
the members of the National Association of Home Builders in Atlanta, Birming- 
ham, Houston, Dallas, Oklahoma City, and Cleveland. 

At the Home Builders’ Convention in Chicago, the Institute was active in 
organizing the Land Planning Panel and in assisting their committees on tech- 
nical matters, including the formulation of a program for local action on urban 
redevelopment and rehabilitation. S.H.M. 








Shopping Center Pioneer 


The well-designed shopping center as the future method of community mer- 
chandizing is becoming increasingly recognized as news. Evidence of this is to 
be found in a number of national periodicals including Time Magazine, which 
recently featured an article on the career of J. C. Nichols, Chairman of ULI 
Community Builders’ Council and developer of the Country Club Plaza with 
particular reference to the new Sears Roebuck Plaza store. TIME says that Sears 
figured the price of conforming to the Plaza’s strict controls over architecture, 
signs and other amenities was a small one. Evidence that they were right was 
indicated by 100,000 potential customers and $185,000 in sales on the opening day. 

Mr. Nichols’ philosophy on the necessity for rigid controls over the operation 
and appearance of shopping centers can be summed up in his own words: “We 
control residential development rigidly through protective covenants and don’t 
hesitate in the least to regulate the individual in this case. We have an equal, 
if not greater, responsibility to the neighborhood in the case of controlling busi- 
ness development and advertising. This is an obligation which the developer 
must perform for the neighborhood. Nothing brings about more rapid decline 
than the failure to adequately control business development. As long as you 
apply the same rule tc everybody in the area, nobody is hurt.” The Country 
Club Plaza is concrete evidence of the success of this philosophy. 
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THE “HANDBOOK” SAYS 


“The determination of the immediate 
and ultimate size of a shopping center 
is a matter which should be given very 
careful and detailed study. It is gen- 
erally agreed that, on the average, a 
minimum of 500 families will be needed 
to support a center of ten to twelve 
shops.” 

Order your COMMUNITY BUILD- 
ERS HANDBOOK now. First copy to 
Urban Land Institute members, $8.00. 
To non-members, $12.00. 


LOCAL CONTROL OF 
GOVERNMENT 


Commenting on the responsibility of 
the State in the fiscal affairs of munici- 
palities at the annual conference of the 
American Municipal Association, Law- 
rence Walsh, representing Gov. Thomas 
E. Dewey of New York, said in part: 

“Centralization is undesirable be- 
cause it reduces the citizen’s effective 
centrol of his government. It makes 
government more complex. It makes 
government more distant. It reduces 
the citizens’ intimate knowledge, both 
of government affairs and government 
personalities. 

“The use of State and Federal grants- 
in-aid must be carefully weighed 
against their accepted vices. They 
split responsibility. They permit the 
officers of one unit of government to 
spend revenues raised by another unit 
of government. The person who spends 
the money does not have to justify the 
tax which supports his program. They 
also complicate government and make 
it more difficult for the private citizen 
and taxpayer to fully understand what 
services he receives and how those ser- 
vices are paid for.” 


al 


mma 


eee OR RTE a 


i- 
he 
WV = 


as 


\e- 
ve 
ces 
ces 
ce 
th 
=>nt 


ts- 
ied 
ley 
the 

to 
nit 
nds 
the 
1ey 
ake 
zen 
hat 


er= 


TTT oom 


ananres?, 


ec 


poiteperye ORSON TE 


sneer 


er RIE: 


Urban Freeways 


A. J. Stewart 


One of the most important subjects 
on the agenda of this panel is that of 
the urban freeway program which is 
being discussed and developed in many 
cities at the present time. I know of 
hardly a community of 100,000 or over 
that isn’t considering this question in 
one way or another. 

The discussions which the Central 
Business District Council has had to 
date lead to the conclusion that some 
restraint must be shown in the creation 
of freeways. The urgency of the traffic 
problem is on us now and many of the 
projected freeway projects will take 
many years to complete. The question 
which is repeatedly occurring to a great 
many people, and particularly the 
financial interests who are vitally in- 
terested in the economics of our urban 
areas, is whether we might not have a 
recurrence of the conditions which oc- 
curred in the 1920’s when we had an 
epidemic of street widening. At that 
time a good many communities almost 
bankrupt themselves. We must be 
careful not to repeat this in develop- 
ing a freeway program. 

Regarding the location of these free- 
ways, I wonder how many municipali- 
ties have had an experience similar to 
Louisville? We have just been through 
a battle on this matter. The feeling on 
the part of the Federal authorities 
seemed to be that if Federal money 
were to be used, the Federal govern- 
ment would determine the details of 
location and design. Insistence on a 
location through the heart of the busi- 
ness district among other things was 
involved. It is apparently forgotten 
that the Federal money used in such 
a project originated from the local area 
in the first place. 


Walter Schmidt, Cincinnati 


One of the causes of congestion in 
most of our cities is the fact that there 
is much traffic which passes through the 
downtown district and which does not 
stop to do business there. In Cincin- 
nati we decided we must have bypasses 
so that the through traffic particularly 
need not pass through the downtown 
sections, and even that traffic which 
desires to use the downtown section 
need not go into the high value retail 
business district. 

We have worked out a plan whereby 
two major freeways will serve the en- 
tire city with side arteries leading to 
various sections. The freeways will 
connect at their terminal or intown 
ends with a distributor which is a block 
removed from the beginning of our 100 
per cent retail district. 


It is obvious that in establishing such 
a freeway system, terminal facilities, 
that means parking, are an integral 
feature. So our plan comprehends 
the further idea of providing conveni- 
ent parking in great volume close to 
the freeway, but outside of the real 
business district of the city. 

The expenditure for this program in 
Cincinnati is estimated at about one 
hundred million dollars of which the 
city itself would probably be involved 
to the extent of one third with the state 
and federal governments involved for 
like percentages. 

Regarding the financial aspects of the 
problem, I think every city has the ob- 
ligation of determining for itself what 
it can spend through the issuance of 
bonds and payment of debt charges be- 
fore it can take on any project, and 
then it must determine what things are 
most essential. It may be possible to 
make the freeway and parking pro- 
gram in a measure self supporting. 
How far we can go in that direction, 
I do not know. We cannot, however, 
continue to add this burden to real 
estate in addition to what it now al- 
ready carries in most cities. 


Henry Miller, Dallas 


We have had an experience regard- 
ing the location of freeways with rela- 
tion to our central business district 
which appears to be typical of other 
cities. The original plans worked out 
for Dallas by the Federal and State 
engineers contemplated a route di- 
rectly through the heart of our busi- 
ness district. The city had previously 
worked for many years to remove a 
barrier in our business district in the 
form of a railroad. The freeway as 
proposed would have traversed virtu- 
ally the same route. 

We think that we have finally con- 
vinced the authorities that this pro- 
posal is not sound. The plan which has 
now been advanced and agreed to, di- 
verts the freeway from the downtown 
area to around the city through a dis- 
trict which it cannot damage. While 
the plan is not yet completed, it must 
include the creation of fringe parking 
areas. A start has been made in this 
direction by one of our large retail 
stores which has acquired a consider- 
able area for fringe parking which it 
is now operating on a parking fee basis. 
While it is too early to determine the 
success of this project, the store feels 
that, although it may never be self 
sustaining on the basis of return from 
parking fees, it will pay for itself in 
increased business. Our merchants, in 
general, feel that the final solution to 
the parking problem lies in the direc- 
tion of fringe parking, although it will 


take time to convince the public that 
it will go far to solve the problem of 
congestion. 


Richard Seltzer, Philadelphia 


In Philadelphia we have come to con- 
clusions somewhat similar to those 
stated by the other panel members. 
First, the cost of bringing a freeway 
route into the 100 per cent area is pro- 
hibitive. Such a project cannot con- 
template land costs in areas where land 
is selling up to $20,000 a front foot. 

Secondly, we can no more think of 
building a freeway without terminal 
facilities, that is parking, than to build 
a railroad without a station. The free- 
way should be brought to the fringe of 
the business district at which point 
adequate parking facilities must be 
provided. I think you will find that in 
our larger cities, parking will have to 
be eliminated entirely from our cen- 
tral retail districts. 

Finally, in order to provide money 
for these programs, we must have some 
income. The users of a freeway should, 
if they stop, be required to pay a park- 
ing fee which may go a long way to 
help finance and pay for these facilities. 
In any event we are of the opinion that 
the freeway must be kept out of the 
100 per cent area. 


The Panel was unanimous in its opin- 
ion that freeways alone will not solve 
the downtown traffic problem. Parking 
terminal facilities are an essential ele- 
ment, and these facilities must be pro- 
vided in accordance with an over-all 
plan. The proposal that downtown 
parking be required in connection with 
individual buildings and stores under 
zoning is a dangerous and unrealistic 
concept. 


Real Estate Assessment 


Procedures in Chicago 


H. Gordon Bollman 


The National Association of Assess- 
ing Officers, an organization of which I 
am a past vice president, has been en- 
deavoring to raise the standards of as- 
sessment practices in the United States 
and Canada. 

It is too often the case that in some 
communities assessments are made on 
the basis cf what the assessing official 
had for breakfast. In others, assess- 
ments are merely roll copying jobs. 
More advanced assessment techniques 


have been adopted in some of our 
larger cities including Chicago, and 


there is a very good administration of 
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the assessment function in San Fran- 
cisco. 

Generally throughout the country, 
assessments must be of a summary na- 
ture. For instance, in Chicago, our ap- 
propriation allows us an average of 
about thirty cents per appraisal. In the 
more highly fiscal cities, assessments 
are based on an opinion of value for 
the land and, generally speaking, the 
reproduction cost of the building with 
depreciation allowances for age and 
condition. This gives a rather uniform 


guide to an assessor who must, because 


of statutory requirements, get a job 
done within a specified time and then 
give the citizens a look at it to decide 
if they want to complain. 

Thus the assessment, as I have said, 
must be summary, but it must be gen- 
erally uniform. In arriving at these 
assessments we have the opinions of 
the real estate men of Chicago, par- 
ticularly members of the Chicago Real 
Estate Board, who assist in the assess- 
ment. This is a valuable asset to an 
office which must evaluate one million 
two hundred thousand parcels of land 
and buildings. With this group we have 
developed methods and techniques. Mr. 
John S. Clark, the Assessor, has felt the 
need for giving effect to assessed valu- 
ation with particular regard to the 
ability of a property to pay. In other 
words, in arriving at values on a sum- 
mary basis, reproduction cost less de- 
preciation, plus opinion based on judg- 
ment, eventually results in some as- 
sessments which do not allow a fair 
return to the owner. When I say that 
I do not mean we are going into 
business with the owners. We neither 
penalize the management nor subsidize 
it. It means that the statements which 
show income and expenses are of ne- 
cessity stabilized on the general experi- 
ence of the community, particularly in 
the downtown area of Chicago. The 
Building Mana Association and 
Real Estate Board have provided a 
committee which has gathered together 
all of the information on these down- 
town buildings so that the 
first determination of value is tempered 
by the ability of the property to pay. 
The Illinois statutes provide that the 
assessor’s judgment may be rather wide 
and the courts have upheld his deci- 
sion. 
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assessors 


In considering income in making as- 
sessments, we have developed forms 
and methods whereby we can sit down 
building 
work 


estate man, 
and 
valuation based on what his property 


with any real 


manager or owner, out a 


earns. Of course, a ninety-nine year 
little at the 
considered, but relief 
where 


lease which is a onerous 


time, cannot be 


can be given circumstances 
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prove that the brick and mortar value, 
as it were, is not a true statement of 
value. 

Our records are open and we invite 
public inspection. I find in travelling 
over the country that many assessors 
take pride in the fact that they had a 
figure in a book, and when a broker or 
agent comes in they will refuse to re- 
veal how they arrived at their assess- 
ment. Our office believes, however, 
that this is public information and 
should be open to the public. To that 
extent we publish our assessment every 
four years. We are, in my opinion, the 
only assessment jurisdiction which will 
gladly furnish the owner with a state- 
ment of income and expense, and if our 
valuation is more than the property can 
pay, we are willing to cut it. 

I have been asked at what state of 
completion we 
plants. The law provides that what- 
ever is on the lot on April 1 should be 
assessed. Our office feels that indus- 
trial plants as a rule take many months 
to construct and be put into operation. 
Thus if the building is not under roof 
on April 1, no assessment is made 
against the structure. If the building 
is under roof and is in a state of in- 
terior completion but with no machin- 
ery installed, we determine our value 
and assess at 50 per cent of what the 
building costs to build in the assessor’s 
judgment. 

In the case of apartment buildings, 
which do not take as long to build, if it 
is a multiple apartment building and a 
good portion of the apartments are 
rented on April 1, we will generally 
give a partial assessment to the build- 
ing. As for houses, we do not 
them on April 1 if the building is in 
such a condition that it may not be 
occupied for another month or so, even 
if the roof is on and all construction 
work practically finished. Such build- 
ings are noi assessed the first year. 

I would like to stress this point to 
those who live in communities which 
do not have a so-called scientific assess- 
ment system. It took about twelve 
years in Chicago before we reached the 
point where we could apply the income 
factor to property assessment. But I 
say to you, if you can start the ball 
rolling in your community; get your 
assessment administration to prepare 
land value maps which can be looked 
at and values compared: develop a 
manual so that all buildings are figured 
on a uniform reproduction basis in a 
form in which the data can be in- 
spected; you will then have the basis 
uniform assessment procedure 
which will preclude the roll copy work 
that is being done in so many com- 
munities. You will also tie down the 
honesty of the public officials who are 


assess new industrial 


assess 


of a 


administering the assessment office. A 
lot of pressure is brought to bear on as- 
throughout the country and 
they are mostly underpaid. The job 
thus often attracts a man who is a hale 
fellow well met in the community and 
who is interested in preserving the 
status quo, rather than a man well 
qualified in the real estate and valua- 
tion field. What we want to see devel- 
oped throughout the country is a body 
of men with a real estate background 
who want to make a career of assess- 
ment administration. Finally, put all 
the cards on the table where any prop- 
erty owner or real estate man can come 
in and have a look. 


sessors 


HANDBOOK GETS AN “OSCAR” 


Robert H. Armstrong, economist and 
member of Armstrong Associates, yes- 
terday made public his seventeenth an- 
nual list of the ten “best” books pub- 
lished this year on realty topics. He 
pointed out that in the past many of 
the books dealt with theoretical phases 
of realty, but this year most of them 
have related to the practical side of 
the business. His list follows: 


Leases—Percentage, Short and Long 
Term, by Stanley L. McMichael; Pren- 
tice Hall, Inc. 


Land Use in 
Walter Firey. 
Press. 


Central Boston, by 
Harvard University 


Your City Tomorrow, by Guy Greer. 


The Community Builders Handbook, 
by Seward H. Mott and Max S. 
Wehrly; Urban Land Institute. 


Appraisal Reporting Technique, by 
A. N. Lockwood, chairman of appraisal 
reports, American Institute of Real 
Estate Appraisers. 


How to Buy a House, by 
Meredith. Harper & Bros. 


Douglas 


Appraisers’ Manual, written and pub- 
lished by The J. M. Cleminshaw Com- 
pany. 


When the Cathedrals Were White, by 
Le Corbusier; Reynal & Hitchcock. 


How to Operate a Real Estate Busi- 
ness, by Stanley L. McMichael; Pren- 
tice Hall, Inc. 


Flats — Modern Development in 
Apartment House Construction, by H. 
Kamenka, London—Crosby Lockwood 
& Son. 


New York Times, Dec. 28, 1947 








